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**PLEASE MUTE YOUR MICROPHONE**
Monday December 4, 2023 at 9:30 AM



Cleveland Board of Zoning Appeals

P r e a m b l e
IN COMPLIANCE WITH NOTIFICATION REQUIREMENTS OF THE CITY’S OPEN MEETING LAW, AND SECTION 101.021 OF THE CODIFIED 

ORDINANCES OF CLEVELAND, OHIO, 1976, NOTICE OF THIS MEETING HAS BEEN PUBLICLY POSTED. 

All BOARDS AND COMMISSIONS UNDER THE PURVIEW OF THE CITY PLANNING DEPARTMENT CONDUCTS ITS MEETINGS ACCORDING 
TO ROBERT’S RULES OF ORDER.  ACTIONS DURING THE MEETING WILL BE TAKEN BY VOICE VOTE.  ABSTENTIONS FROM ANY VOTE 

DUE TO A CONFLICT OF INTEREST SHOULD BE STATED FOR THE RECORD PRIOR TO THE TAKING OF ANY VOTE.

IN ORDER TO ENSURE THAT EVERYONE PARTICIPATING IN THE MEETING HAVE THE OPPORTUNITY TO BE HEARD, WE ASK THAT YOU 
USE THE RAISE HAND FEATURE BEFORE ASKING A QUESTION OR MAKING A COMMENT. THE RAISE HAND FEATURE CAN BE FOUND IN 
THE PARTICIPANTS PANEL ON THE DESKTOP AND MOBILE VERSION AND ACTIVATED BY CLICKING THE HAND ICON. PLEASE WAIT FOR 
THE CHAIR OR FACILITATOR TO RECOGNIZE YOU AND BE SURE TO SELECT UNMUTE AND ANNOUNCE YOURSELF BEFORE YOU SPEAK. 

WHEN FINISHED SPEAKING, PLEASE LOWER YOUR HAND BY CLICKING ON THE RAISE HAND ICON AGAIN AND MUTE YOUR 
MICROPHONE.

WE WILL ALSO BE UTILIZING THE CHAT FEATURE TO COMMUNICATE WITH PARTICIPANTS. THE CHAT FEATURE CAN BE ACTIVATED BY 
CLICKING THE CHAT BUTTON LOCATED ON THE BOTTOM OF THE WEBEX SCREEN.

CALL-IN USERS CAN UNMUTE BY USING *6

December 4, 2023



Cleveland Board of Zoning Appeals

P r e a m b l e

ALL MEETING ACTIVITY IS BEING RECORDED VIA THE WEBEX PLATFORM. 
THESE PROCEEDINGS ARE ALSO BEING LIVE STREAMED VIA YOUTUBE FOR PUBLIC 

VIEW. 
WE HAVE PROVIDED A LINK TO THE MEETING FOR THOSE WHO WISH TO SPEAK ON A 

PARTICULAR CASE VIA OUR WEBSITE AND EMAIL. 

ALL REQUESTS TO SPEAK ON A PARTICULAR MATTER HAVE BEEN CONSIDERED.

WE HAVE ALSO RECEIVED EMAILS FROM THOSE WHO HAVE PROVIDED WRITTEN 
COMMENT ON A PARTICULAR MATTER.

December 4, 2023



Cleveland Board of Zoning Appeals

Call to Order & Roll Call



Cleveland Board of Zoning Appeals

Postponements/Withdrawals



Postponements / Withdrawals

NONE TODAY



Cleveland Board of Zoning Appeals

Public Hearing



Public Hearing
Calendar No. 23-194:   1390 West 85th St.   Ward 15 
Virgil and Felicia Tent, propose to establish use as garage/storage in a C1 Local Retail Business District. The owners appeal for relief from the strict application of the 
following section of the Cleveland Codified Ordinances: 
1.Section 343.01(b) which states that primary use of premises garage and storage is not permitted in Local Retail Business District as it is first permitted in a Semi-
Industry District.



Public Hearing

Please Raise Your Hand. 
 Reply with I DO,YOUR NAME and YOUR ADDRESS.

SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU ARE ABOUT TO GIVE
IS THE WHOLE TRUTH AND NOTHING BUT THE TRUTH?

Calendar No. 23-194:   1390 West 85th St.   Ward 15 



Public Hearing

HISTORY OF THE PROPERTY
Calendar No. 23-194:   1390 West 85th St.   Ward 15 



Public Hearing

LEGAL STANDARD

Calendar No. 23-194:   1390 West 85th St.   Ward 15 

Madam Chair, Members of the Board, Appellant is requesting a use variance from the 
requirements of the zoning code. 
 
To obtain the use variance, Appellant must prove that denying the request: 
 

1. Will result in an unnecessary hardship particular to the property such that there will 
be no economically feasible use of the property without the variance; 

2. Will deprive the Appellant of substantial property rights; and 
3. That granting the variance will not be contrary to the purpose and intent of the zoning 

code. 



Calendar No. 23-194:   1390 West 85th St.   Ward 15 



Calendar No. 23-194:   1390 West 85th St.   Ward 15 



Calendar No. 23-194:   1390 West 85th St.   Ward 15 





Public Hearing
Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 
Tom Jarboe, owner, proposes to erect an 18’ x 13’ split level wolmanized wooden deck attached to existing single-family residence in an A1 One-Family Residential 
District. The owner appeals for relief from the strict application of the following sections of the Cleveland Codified Ordinances: 
1.Section 357.09(b)(2) which states the Minimum Required Interior Side Yard is 10 feet and the appellant is proposing 2 feet. 



Public Hearing

Please Raise Your Hand. 
 Reply with I DO,YOUR NAME and YOUR ADDRESS.

SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU ARE ABOUT TO GIVE
IS THE WHOLE TRUTH AND NOTHING BUT THE TRUTH?

Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 



Public Hearing

HISTORY OF THE PROPERTY
Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 



Public Hearing

LEGAL STANDARD

Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 

Madam Chair, Members of the Board, Appellant is requesting an area variance from the minimum 
required interior side yard requirements of the zoning code. 
 
To obtain the area variance, Appellant must prove that denying the request: 
 
 1.    Will create a practical difficulty not generally shared by other land or buildings in  
        the same district; 
 2.    Will deprive the Appellant of substantial property rights; and 
 3.    That granting the variance will not be contrary to the purpose and intent of the  
        zoning code.  



Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 



Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 



Calendar No. 23-196:   17408 Schenely Ave.   Ward 8 















Public Hearing
Calendar No. 23-197:   1950 West 3rd Street   Ward 3 
Starlins Stone LLC, owner, proposes to install temporary trailers and use premises for material and equipment outside storage in a B3 General Industry Zoning 
District. The owner appeals for relief from the strict application of the following section of the Cleveland Codified Ordinances: 

1.Section 349.07(a) which states that accessory off-street parking spaces, driveways and vehicle maneuvering areas shall be properly graded for drainage so that all 
water is drained within the lot providing such parking spaces, and surfaced with concrete, asphalt, or other acceptable paving material maintained in good condition. 
No drainage or specific paving detail shown. Driveway and aprons must also be shown on plan. 



Public Hearing

Please Raise Your Hand. 
 Reply with I DO,YOUR NAME and YOUR ADDRESS.

SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU ARE ABOUT TO GIVE
IS THE WHOLE TRUTH AND NOTHING BUT THE TRUTH?

Calendar No. 23-197:   1950 West 3rd Street   Ward 3 



Public Hearing

HISTORY OF THE PROPERTY
Calendar No. 23-197:   1950 West 3rd Street   Ward 3 



Public Hearing

LEGAL STANDARD

Calendar No. 23-197:   1950 West 3rd Street   Ward 3 

Madam Chair, Members of the Board, Appellant is requesting an area variance from the drainage 
requirements of the zoning code. 
 
To obtain the area variance, Appellant must prove that denying the request: 
 
 1.    Will create a practical difficulty not generally shared by other land or buildings in  
        the same district; 
 2.    Will deprive the Appellant of substantial property rights; and 
 3.    That granting the variance will not be contrary to the purpose and intent of the  
        zoning code.  



Calendar No. 23-197:   1950 West 3rd Street   Ward 3 



Calendar No. 23-197:   1950 West 3rd Street   Ward 3 



Calendar No. 23-197:   1950 West 3rd Street   Ward 3 



LETTER TO THE 
BOARD OF 
APPEALS
On behalf of the Starling Stone LLC (“Bedrock”), 

The Great Lakes Construction Co are requesting a 

variance for 1900-1950 W 3rd Street. 
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Board of appealsZoning Appeals,



We, The Great Lakes Construction Co., acting as an agent on behalf of Starling Stone LLC (“Bedrock”), owner of 1900-1950 W 3rd Street (PPN 10130001), on behalf of the Bed Rock Land Development corporation, would like to plead the caseis requesting a for the temporary use of the property at 1950 1900-1950 W 3rd  Sstreet for parking and field office space to support the enabling infrastructure construction for Sequence 1A of the Cuyahoga Riverfront Master Plan as approved through Planning Commission in May 2023. 



1900-1950 W 3rd Street was acquired in July 2023 and is envisioned to be a part of the future development of the Cuyahoga Riverfront Master Plan. The due diligence for such development is undergoing. In the interim, we, on behalf of Starling Stone LLC, are requesting a temporary variance to establish a construction field office to support approved development activities.



We have developed a plan that utilizes the existing conditions. See the following exhibits. I.E aprons and gravel surface. The plan would be to use this area as the initial base of operations as the greater river frontCuyahoga Riverfront Master Plan progressesand adjacent land is transformed for the greater good of the community. Duration of this use is currently estimated to be 2 – 3 years.



Thank you,

Great Lakes Construction Co.

2608 Great Lakes Way | Hinckley, OH 44233	925 Laidlaw Avenue | Cincinnati, OH 45237
Office (330) 220-3900	Office (513) 554-0720
GreatLakesWay.com
An Equal Opportunity Employer

[image: ]2608 Great Lakes Way | Hinckley, OH 44233	925 Laidlaw Avenue | Cincinnati, OH 45237

Office (330) 220-3900	Office (513) 554-0720

www.GreatLakesWay.com

An Equal Opportunity Employer
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CONFIDENTIAL
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SEQUENCE 1A
Cuyahoga Riverfront Master Plan
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Pad Prep

Public Infrastructure

Public Realm Areas

Bulkhead

Anticipated Construction Packages:
1. Bulkhead
2. Site clearing, remediation, grading, and 

utilities for pads 17, 18, 19
3. Roadway Improvements
4. Eagle Avenue Ramp and Bridge 

Construction
5. Sanitary Sewer Pump Station Relocation
6. Public Realm Improvements

A. Riverwalk
B. Kayak Launch
C. Eagle Avenue Streetscape
D. W 3rd Street Streetscape

Outcome: Parcels 17, 18, 19 unlocked

1900-1950 
W 3rd Street
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Factors that the Board may consider for granting a variance include but are not limited to:
a) Whether the property will yield a reasonable return or whether there can be any beneficial use 

of the property without the variance; With this variance, this property will provide supporting 
beneficial use to the development of the adjacent properties. 

b) If the variance is substantial- a large extent of size, area, distance, etc.; We are not requesting a 
substantial variance in regards to the existing zoning. 

c) Whether the essential character of the neighborhood would be substantially altered, or 
adjoining properties would suffer a substantial detriment as a result of the variance; This 
variance will provide Bedrock  the opportunity to more readily improve the adjacent 
properties  to the east of West 3rd street along with the subject parcel. The proposed use is 
permitted under the current zoning so adjoining properties will not suffer any detriment due 
to the use. Added security measures and lighting will be added to provide additional benefits 
to the public and private adjoining parcels.

d) If the variance would adversely affect the delivery of governmental services safety forces, 
water, sewer, garbage collection, etc.; We see no adverse affects to any public services due to 
this variance.

e) Was the property purchased with knowledge of the zoning restriction; As this was previously 
used for parking and has established aprons and entrances, the zoning requirements were not 
known to cause any such restrictions.

f) Whether the predicament feasibly may be resolved through some method other than a 
variance; There does not appear to be an alternative method for resolution.

g) Whether the spirit and intent behind the zoning requirement would be observed and 
substantial justice done by granting a variance. Because the proposed use is permitted under 
the current zoning, existing driveway aprons will be utilized, stormwater runoff will be 
prevented from leaving the property, the surface of the property will be stabilized and 
maintained for the proposed use and various other enhancements will be made for security, 
the spirit and intent of the zoning requirement will be observed.

42





PROPERTY AS PURCHASED

20XX Pitch deck title 44



CONDITIONS WHEN PURCHASED

20XX Pitch deck title 45



THE CURRENT STATE OF THE SITE: 
SINCE ACQUIRING, BEDROCK HAS CLEANED UP EXISTING DEBRIS 
AND MADE THE SITE MORE DESIRABLE.

20XX Pitch deck title 46



20XX Pitch deck title 47

THE CURRENT STATE OF THE SITE: 
SINCE ACQUIRING, BEDROCK HAS CLEANED UP EXISTING DEBRIS 
AND MADE THE SITE MORE DESIRABLE.



20XX Pitch deck title 48

THE CURRENT STATE OF THE SITE: 
SINCE ACQUIRING, BEDROCK HAS CLEANED UP EXISTING DEBRIS 
AND MADE THE SITE MORE DESIRABLE.



EXHIBIT (A) AGGREGATE SURFACE IS 
PERMEABLE AND WILL BE MAINTAINED TO 
RESTRICT RUNOFF.

20XX Pitch deck title 49



EXHIBIT (B) PROPOSED LAND USE PLAN, UTILIZING 
EXISTING UTILITIES AND DRIVE APRONS.

20XX Pitch deck title 50



Public Hearing
Calendar No. 23-198:   2022 West 45 St.   Ward 3 
Betley Books LLC., owner, proposes to change of use from residential to office use in a Two-Family Residential District. The owner appeals for relief from the strict 
application of the following section of the Cleveland Codified Ordinances: 
1.Section 337.03 which states that office use is not permitted in the Two-Family District as it is first permitted in Local Business District.



Public Hearing

Please Raise Your Hand. 
 Reply with I DO,YOUR NAME and YOUR ADDRESS.

SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU ARE ABOUT TO GIVE
IS THE WHOLE TRUTH AND NOTHING BUT THE TRUTH?

Calendar No. 23-198:   2022 West 45 St.   Ward 3 



Public Hearing

HISTORY OF THE PROPERTY
Calendar No. 23-198:   2022 West 45 St.   Ward 3 



Public Hearing

LEGAL STANDARD

Calendar No. 23-198:   2022 West 45 St.   Ward 3 

Madam Chair, Members of the Board, Appellant is requesting a use variance from the 
requirements of the zoning code. 
 
To obtain the use variance, Appellant must prove that denying the request: 
 

1. Will result in an unnecessary hardship particular to the property such that there will 
be no economically feasible use of the property without the variance; 

2. Will deprive the Appellant of substantial property rights; and 
3. That granting the variance will not be contrary to the purpose and intent of the zoning 

code. 



Calendar No. 23-198:   2022 West 45 St.   Ward 3 



Calendar No. 23-198:   2022 West 45 St.   Ward 3 



Calendar No. 23-198:   2022 West 45 St.   Ward 3 



From: AL&BETH MANCUSO <albethfam@sbcglobal.net>
Sent: Wednesday, November 15, 2023 7:21:03 PM (UTC+00:00) Monrovia, Reykjavik
To: Board of Zoning Appeals
Subject: Letter of support: Calendar No. 23-198: 2022 w45th

[You don't often get email from albethfam@sbcglobal.net. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ]

I am in complete support of Betley Books LLC receiving their appeal request.

I support their request to have an office in 2022 West 45th.

Thank you
Beth Mancuso
2037 West 45th St
Cleveland, Oh 44102
216-225-5100

From: Graham Binnig <gxb198@case.edu>
Sent: Thursday, November 16, 2023 9:05:32 PM (UTC+00:00) Monrovia, Reykjavik
To: Board of Zoning Appeals <BoardofZoningAppeals@clevelandohio.gov>
Subject: Letter of support: Calendar No. 23-198: 2022 w45th

You don't often get email from gxb198@case.edu. Learn why this is important
Good afternoon,
I support Betley Books LLC receiving their appeal request.

I support their request to have an office at 2022 West 45th.

Thank you,
Graham Binnig
2031 West 45th St

From: Brian Lockhart <lockhart211@yahoo.com>
Sent: Friday, November 17, 2023 12:02:12 PM (UTC+00:00) Monrovia, Reykjavik
To: Board of Zoning Appeals
Subject: Calendar of support no. 23-198

[You don't often get email from lockhart211@yahoo.com. Learn why this is important at 
https://aka.ms/LearnAboutSenderIdentification ]

Hello:

My family and I have no objection to Betley Books LLC receiving their appeal approval for the 
use of an office at 2022 W 45th st .

We look forward to them as new neighbors! Thanks for taking the time

Brian M Lockhart
2032 W 45th St
Cleveland, Ohio
44102
216-317-7051







Public Hearing
Calendar No. 23-201:   3911 John Ave.   Ward 3 
Brian & Emily Mustee, proposes to build a garage addition with upper media room and roof deck to an existing single-family residence located in a B1 Two-Family 
Residential District. The owner appeals for relief from the strict application of the following section of the Cleveland Codified Ordinances: 
1.Section 359.01(a) which states no enlargement or substitution or other change a nonconforming useis permitted without special permit from the Board of Zoning 
Appeals. Minimum rear yard setback of20 feet is required and the proposed rear yard is 7 feet 4 inches. Maximum allowed density is equalto 50 percent of the total 
square footage of the lot and the appellant is proposing 80 percent. 



Public Hearing

Please Raise Your Hand. 
 Reply with I DO,YOUR NAME and YOUR ADDRESS.

SWEARING IN ALL WHO ARE PRESENT FOR THIS CASE:

DO YOU SWEAR OR AFFIRM THAT THE TESTIMONY YOU ARE ABOUT TO GIVE
IS THE WHOLE TRUTH AND NOTHING BUT THE TRUTH?

Calendar No. 23-201:   3911 John Ave.   Ward 3 



Public Hearing

HISTORY OF THE PROPERTY
Calendar No. 23-201:   3911 John Ave.   Ward 3 



Public Hearing

LEGAL STANDARD

Calendar No. 23-201:   3911 John Ave.   Ward 3 

Madam Chair, Members of the Board, Appellant is requesting area variances from the minimum 
rear yard setback and maximum allowed density requirements of the zoning code. 
 
To obtain the area variances, Appellant must prove that denying the request: 
 
 1.    Will create a practical difficulty not generally shared by other land or buildings in  
        the same district; 
 2.    Will deprive the Appellant of substantial property rights; and 
 3.    That granting the variances will not be contrary to the purpose and intent of the  
        zoning code.  



Calendar No. 23-201:   3911 John Ave.   Ward 3 



Calendar No. 23-201:   3911 John Ave.   Ward 3 



Calendar No. 23-201:   3911 John Ave.   Ward 3 

































Cleveland Board of Zoning Appeals

Old Business





Public Hearing
1. Cal. No. 23-144:  6101 St. Clair Ave.   (AF,TB,NH,PR,AW) ~hold 
2. Cal. No. 23-143:  18627 St. Clair Ave.            (AF,PR,NH,AW)* 
3. Cal. No. 23-167:            3800 Valley Ave.                           (AF,PR,NH,AW) 
4. Cal. No. 23-191:                 1125 East 99th St.                         (AF,PR,NH,AW)* 
5. Cal. No. 23-188:                 4200 Bailey Ave.                           (AF,TB,PR,AW)*  
6. Cal. No. 23-154:                2148 West 11 St.                           (AF,PR,NH)* 
7. Cal. No. 23-155:                2150 West 11 St.                           (AF,PR,NH)* 
8. Cal. No. 23-128:   3119 West 50th St.             (AF,NH,PR,AW)* 
9. Cal. No. 23-082:  15432 St. Clair Ave.            (AF,NH, PR, AW)* 
10. Cal. No. 22-232:                 12503 Kinsman Ave.                    (KB, TB, AF, NH)* 
11. Cal. No. 22-018:  4420 East 156 St.   (KB,TB,AF,MB)*REMINDER SENT 
12. Cal. No. 21-203:  8502 Hough Ave.   (KB,TB,AF,MB)*PENDING LAND BANK 
13. Cal. No. 21-175:  780 London Rd.    (KB, TB, AF, MB) *pending land bank* 

 
 
AFFIRMATION (s):  
 

REHEARING REQUEST: NONE. 
 
POSTPONING UPCOMING CASE: 
  
 
MISC:   
 
 
        ~  Items received 

*    Pending the receipt of requested information by the Board. 
*** Request for Rehearing/Reconsideration. 



Cleveland Board of Zoning Appeals

Adjournment
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